2022 Local Board of Appeal and Equalization

Petitioner # 14

Dennis W Cornelius Revocable Trust
6570 Goldenrod La N
35-119-22-13-0030

2022 Assessed Value: $633,900
Recommendation: Reduction to $622,900

This report is not an appraisal as defined in M.S. §82B.02 (subd.3) nor does it comply with the Uniform Standards of
Professional Appraisal Practice. It is intended to be used as a reference only and any use other than its intended use is
prohibited and unlawful. The author does not represent this to be an appraisal and is not responsible for any inappropriate use.
It is a report of public records using a mass appraisal technique.



City of Maple Grove

Assessing Department
2022 Local Board of Appeal and Equalization
Staff Report

Petitioner # 14
Property Owner(s): | Dennis W Cornelius Revocable Trust

Property Address: | 6570 Goldenrod La N

PID #: 35-119-22-13-0030
Market Value
Assessment Year 2022 $633,900
Assessment Year 2021 $500,000
Assessment Year 2020 $488,100
Sale: |January 9,2015 $85,000 Land Sale

Assessor Recommendation:

Reduction to $622,900

Appraiser: Last Inspection Date:
Markus Yager August 20, 2019
Comments:

PETITIONER’S CONCERNS

The petitioner has concerns about the large value increase in the 2022 estimated market value and
feels the property is over valued. The petitioner would like to appeal the value to the Local Board
of Appeal and Equalization. The petitioner is asking for an estimated market value adjustment to
$598,000.

DESCRIPTION OF THE SUBJECT

The subject property is a single-family home located in the Villages of Eagle Lake development.
The site is .32 acres in size. The structure is rambler that was built in 2015. The house has an
above grade area of 2,174 sq. ft. with 88 percent basement finish, and an attached 3 car garage.

The home was built in 2015 within an older neighborhood containing homes that were typically
built in the mid 1970's. The property is over built for the surrounding neighborhood. Based on past
reviews of the property, the assessor's office is currently recognizing a -5% adjustment on the
building value for the property being over built; the current estimated market value is being
reduced by $27,600 to address this issue.

ADDITIONAL COMMENTS

Petitioner is concerned about his percentage increase compared to his neighborhood. Single
family homes in the subject's neighborhood increased on average by 26.6%. Based on our
recommended value of $622,900, property owner's value increase by 24.6%, making this slightly
lower than the rest of the neighborhood.
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CONCLUSION

If the home were located in a neighborhood that was similar to the age and quality of the subject
property, the comparable sales would indicate a value of $717,000 for the subject property.

However, based on discussions with the property owner and a review of the comparable sales, the
assessor's office is recommending a value reduction to $622,900. This additional value reduction
is based on the property being over built for the subject property neighborhood. When adjusted
for this reduction and for the differences between the subject and the comparable sales, the market
indicated value of the subject is $678,500. Consquently, the sales support the recommended
estimated market value for the subject property.

Minnesota Statute 270.12 requires that sale prices used to establish estimated market values for
property tax purposes are adjusted for changes in market conditions between the sale date and the
assessment date. Due to what happened in the real estate market in 2021, these market condition
adjustments were large resulting in significant value growth between the 2021 and the 2022
assessment.

Previous Value AdjustmentyBoard Appearance:

2018 $21,800 Local Board Reduction
2021 $12,700 Local Board Reduction
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PID #:
Property Address:

Multiple Address:
Lot/Block:
Addition:
Legal(120):
Owner(s):

Property Classification:

2022 EMV:
2021 EMV:
2020 EMV:
Last Sale:

Lot Size:
Zoning:
Dwelling Type:
Style:
Bedrooms:
Baths:

Actual Year Built:

Gross Building Area:

Basement Area:
Bsmt Finished %:

Total Finished Sq Ft:

Garage #1:
Garage #2:

Subject Data Summary

35-119-22-13-0030

6570 Goldenrod La N

Maple Grove, MN 55369

No

016/001

Villages at Eagle Lake 3rd Addition

Dennis W Cornelius Revocable Trust
Residential - Homestead
633,900

500,000

488,100

1/9/2015 - 85,000 - Other - 11
13,770 Sq.Ft. / .32 Acres
R2PUD

Single Family

One Level/Rambler

4

3

2015

2,174

1,408

88

3,413

3 Car Attached

None
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Additional Subject Photos
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Subject Sketch
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Sales Comparables

Comparable 3
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PID

Address
Neighborhood
Sale Price

Sale Date

Cash Equivalent
Price Per Sq. Ft.
Dwelling Type
Style

Property Area
Actual Age
Effective Age
Ist Floor Area
Total GBA
Finished Area
Basement Area

Basement Finished (%)

Total Bedrooms
Total Bathrooms
Garage 1 Floor Area
Garage 1 # of Cars
Garage 1 Placement
Total # of Cars
Walkout Type

Air Conditioning
Pool Area-Total
Fireplaces

Deck Area-Total
Porches

Lake

Subject Value

3511922130030

6570 Goldenrod La N
3512,

$85,000

01/09/2015

$39.10

Single Family
One Level/Rambler
13,770

2015

2015

2,174

2,174

3,413

1,408

88%

4

3

858

3

Attached

<)

Central
1
165

$678,500

Sales Comparables
Comparable 1

3011922420007

7150 Queensland La N

3047
$610,000
12/17/2021

$278.92

Single Family
One Level/Rambler
13,055

2005

2005

2,187

2,187

3,813

2,085

78%

4

4

762

8

Attached

38

Standard Walkout
Central

2
268

34.0%

Comparable 2

19034 100th PIN
0715

$700,000
07/29/2021

$345.51

Single Family
One Level/Rambler
11,949

2017

2017

2,026

2,026

3,444

2,026

70%

4

4

638

8

Attached

8

Standard Walkout
Central

2
280
167

33.0%

Comparable 3

0711922240008
18448 98th PIN
0724

$627,000
04/01/2021

$288.41

Single Family
One Level/Rambler
11,050

2005

2005

2,174

2,174

4,038

2 1677,

86%

5

4

892

3

Attached

3

Standard Walkout
Central

2
203
65

33.0%
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Information Provided by the Petitioner






April 12, 2022

Maple Grove Appeal and Equalization Board
City of Maple Grove Government Center
12800 Arbor Lakes Parkway

Maple Grove, MN 55369

On behalf of Dennis Cornelius Revocable Trust, we are appealing the estimated value set by the Maple
Grove Assessors office. The following statement from Hennepin County outlines the basis for our
appeal:

“Property values”

“The Assessor's Office assesses your property and estimates the value it would likely sell for on the open
market, which is one factor used in determining your property tax. In some municipalities the city

assessor, rather than the county, determines property values.”

Our appeal is based on the following:

1. The property values established for tax basis are “estimates of the value the property would
likely sell for on the open Market” Based on our understanding of an open market, a property
should be valued based on ability of the property owner to market and sell the property in their
respective neighborhood. We feel the valuation established for our property does not reflect
this statement based on the following premise:

a. Exhibit A is a partial map of Maple Grove outlining an area of the city which we define
as a relatively homogenous neighborhood with similar housing stock, population
demographics, similar school district and age of neighborhood. A key statement of any
real estate agent is_“Location! Location! Location! We are of the opinion that location
is a key element in establishing the value of a property and that the property’s value
needs to be supported by its’ location.

b. In 2016 when deciding to build we recognized and were also told by our appraiser that
we were over building for this neighborhood based on the existing housing stock, age of
the community and would in all likely hood have a hard time selling in the future at a
value like properties in the west and northern part of Maple Grove, In other word, we
were making a bad investment. We accepted this premise since our interest was in
acquiring an affordable lot so we could afford to build our retirement home in an
established neighborhood. We were looking for a long- term retirement home not an
investment!

We understand from conversations with the Maple Grove Assessors office that our property value is not
based on the neighborhood in which the property is located, but a blend of the neighborhood values
and an added value based on similar building types in greater Maple Grove since the type and age our
home has no comps for in our neighborhood . We assert that this is an unfair method for valuation and



the city’s appraisal should reflect the value our property based on the neighborhood in which the
property is located vs where it could be.

Incorporated in 1954, Maple Grove is a 68-year-old community with a varying inventory of housing
based on the historic development of the city. The neighborhood in which we are located is probably
one of the earliest housing communities in Maple Grove and as a result the age, condition and
marketability of this neighborhood should not be assessed based on housing stock west and NW of 494
which is much newer, located on significantly higher priced lots, has strong economic demographics and
a desired housing stock.

We do not feel that given the age of our neighborhood, value of underlying lots and general size /type
of housing stock that this neighborhood can be expected to sustain the projected property values
reflected by the current inflationary impact of new housing construction and sales. Nor do we believe
that transferring a value of a similar type of house from one of the western neighborhoods can be
supported by this neighborhood. A prime exampile is of this is of the 78 recorded sales in 2020-21. Only
15 of these houses exceeded the 2021 assessed value of the respective property. We believe that this
reflects that the overall appraisal value for this neighborhood is excessively optimistic based on historic
sales.

Exhibit B is offered to demonstrate this position. This is a copy of the last page of a sales ratio analysis
of 78 properties sold in our neighborhood in 2020-2021. This report indicated that the average home
sale in this area is $396,720. How can an appraisal of $633,900 for our house be supported when the
highest sale price in our neighborhood (other than one lake property) was $545,000 on a 1.4 acres site?
Our home is on a .34 Acres site with surrounding homes valued in the $350,000 - $415,000 range. How
can an appraisal possibly justify a sales value of $633,900?

Exhibit C is a 2022 Market value comparison which list 1,274 homes defining our neighborhood. This
exhibit projects a valuation of $633,900 for our property at 6570 goldenrod Ln N and an average
property value for our neighborhood at $395,000 _Based on the average projected increased land and a
building value in this exhibit we request that our property be re-evaluated based on the average land
and building increases noted in order to be in line with other property values. In exhibit C our land
value shows an increase of 50.85% increase vs the average of 38.41% and our building value increased
at 22.04% vs the average of 16.045% If we apply these factors, our property should be valued at a
maximum value of $598,588 vs the proposed $633,900 value. Although we feel $598,588 would be a
real stretch to achieve in the marketplace it would at least be evaluated on par with our neighborhood
even though our property would be assessed 152% higher than the average property.

Finally, | would like to point out that our home is appraised as the fourth most expensive property
among the 1,274 properties identified in Exhibit C. The two highest appraised properties sit on 3.35 and
1.4 acres sites respectively. If the value of these properties are adjusted based on a comparable site
areas to our home, we become the second most expensive property in the neighborhood. Comparing
our property and the most expensive property in the neighborhood the most glaring observation is that
both property’s appraisal values appear to be skewed by factoring in comps of similar building types not
found in the neighborhood!




I would like to thank the board for considering our appeal. We understand that inflationary impacts are
skewing the appraisal process but truly feel that more emphasis needs to be place on location vs
comparable building types. Maple Grove needs an affordable housing stock in their community. The
neighborhood outlined in exhibit A is a prime established neighborhood. Don't let inflationary trend
impact the affordability of the neighborhood. | wouid like to believe that | could market my home at
the suggested appraised value but truly believe this is overvalued for the neighborhood.

. Cornelius
6570 Goldenrod Ln N
Maple Grove Mn

Exhibits:
1. Exhibit A: Defined assessment neighborhood
2. Exhibit B: Sales ratio of properties sold in 2020-2021
3. Exhibit C: Market value comparison of 1274 neighborhood properties
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[EXHBITE |

Report Name: Sales Ratio Analysis Printed: 3/30/2022

Css;ssrﬁent Year: 2022 Clty of Maple Grove Page: 3
ersion: 1
User Name: MYAGER (107) Sales Ratio Analysis
Time Adjusted - Annual Rate 14.27% - Time Adj Date 1/2/2022
Std Dev

Original Time Adj Sales Ratio Dev From Erom Ratio Sub# Sale Date
PID Dist Nbrhd  Address Mkt Value Sale Price Sale Price Ratio Rank Median Mean Mean Code
35-119-22-23-0075 3512 6572 Meadowlark La N 372,500 349,900 365,800 101.8 73 66 68 1.25 00 09/21/2021
25-119-22-34-0012 PD 2531 7078 Union Terrace La N 441,900 411,000 429,700  102.8 74 7.6 7.8 1.44 00 09/30/2021
25-119-22-33-0061 WV 2641 7004 Ximines La N 444,000 398,500 426,000 104.2 75 0o 9k 1.69 00 07/27/2021
25-119-22-32-0027 2531 10902 Eagle Lake Blvd N 486,100 398,930 466,100 1043 76 9.1 983 1.70 00 11/18/2020
35-119-22-33-0009 0S 3512 6284 Magnolia La N 428,200 354,500 409,600 1045 77 93 o5 1.75 00 12/11/2020
26-119-22-44-0039 2641 11166 69th PI N 442 400 365,000 381,600 1159 78 207 209 3.84 00 09/07/2021

Arithmetic Average Values: 416,539 396,720 439,738

proposed 2022 average

increase in market value
10.8% over average sale
price

average appraised market
value prior to sale 2021

average sale value 2020-21
(4.75%) under average
assessed market value

1. defined neighborhood had a total of 78 property sold in 2020-2021
2. Highest priced sale $545,000 excluding one Lake property at $595,000
3. Highest priced sale was on 1.4 acre site. Typical lot in neigborhood is approximately .34 Acres (land price differential of approximately $70,000)

4. Total of 15 properties sold in the neighborhood for more than $450,000 with an average value of $487,000

5. Balance of remaining 63 sold properties sold at an average value of $381,300







